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Editorôs Notes:                  July 6, 2018 
 
The October 2016 version of the Highview Planned Development District has been revised to 
reflect the following amendments: 
 
1. ORDINANCE NO. 073, SERIES 2018 
AN ORDINANCE ADOPTING TEXT AMENDMENTS TO CHAPTER 2, PART 8 OF THE 
LAND DEVELOPMENT CODE FOR THE HIGHVIEW PLANNED DEVELOPMENT 
DISTRICT AND BEING IN LOUISVILLE METRO (CASE NO. 17ZONE1055). (AS 
AMENDED). 
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HIGHVIEW 

VISION STATEMENT  
 

 

 

The citizens of Highview envision a future where their neighborhood is an even more 

vibrant, healthy community. It is a safe, family-friendly, well-maintained neighborhood 

that embraces and celebrates its roots and multi-generational population. Highview meets 

the needs of current and future residents with a stable mix of housing and complementary 

businesses and institutions that provide high quality employment opportunities. Highview 

has maintained and protected its character by focusing commercial and higher density 

residential uses in well-ŘŜǎƛƎƴŜŘ ŎŜƴǘŜǊǎ ŀƴŘ ƴƻŘŜǎΦ ά5ƻǿƴǘƻǿƴ IƛƎƘǾƛŜǿέ ƛǎ ŀ ƭƛǾŜƭȅ 

ŎŜƴǘŜǊ ƻŦ ŀŎǘƛǾƛǘȅΤ ƛǘǎ άƳŀƛƴ ǎǘǊŜŜǘέ ŎƘŀǊŀŎǘŜǊ ŀƴŘ ŎƘŀǊƳ ƛǎ ŜƴƘŀƴŎŜŘ ŀƴŘ Ƙŀǎ attracted 

compatible infill development that balances existing local businesses and landmarks. 

 
The Highview Neighborhood recognizes and values its community services and assets. 

Highview Park, a treasured community resource, has been enriched to provide more 

amenities and neighborhood events. The Neighborhood has also added new cultural/civic 

spaces and recreational areas and activities, while maintaining existing ones. It is easy  

to get around in Highview; the community is pedestrian-friendly with a well-connected 

network of streets, walkways, public transportation, and bike facilities. 
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The yellow  line  represents  the  new boundary  for  the  Town Center  Form  District  and boundary of the new Planned 

Development  District  
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BACKGROUND  

 

The following recommendations were the result of a neighborhood  planing 

process  from  2014 -2015. Two of  the  recommendations,  listed  below,  directly 

led to this Planned Development District (PDD)  document.  

 

LU1: Revise Town Center Form District Boundaries  

 

The Town Center Form District is intended for ñcompact areas with moderately 

intense uses that are developed around an identifiable core.ò Illustrated in 

Figure 3.1, the proposed form district boundary creates two focal points around 

Outer Loop and Beulah Church Road, and the second at the intersection of 

Vaughn Mill Road and Fegenbush Lane. A corridor along Fegenbush Lane 

connects the two focal points to create a continuous town center. Appropriate 

uses for the Town Center should be developed and implemented through an 

area-wide rezoning to Planned Development District to promote compact 

development with a mix of moderately intense uses (See CF1 below for design 

guidelines for Town Center). 

 
CF1: Adopt a Plan Dev elopment District (PDD) that incorporates Town 

Center Architectural Design Standards and uses  

 

Architectural design standards for the Town Center should be developed and 

implemented to further define an identifiable core in Highview. 

 

 

 

This character image represents the character of an 

eventual Highview central district. A community focused 

corridor that operates as the Town Center. 

This character image represents the types of design de- 

tails that might be considered for Town Center design 

standards. 
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CF2: Adopt Design Guidelines for Neighborhood Nodes  

 

Design guidelines for new development/redevelopment within Neighborhood 

Nodes should be adopted to enhance the character of these areas and Highview. 

The design guidelines should incorporate the following elements: 

 
Å Transition to Traditional Neighborhood Scale: There should be a gradual 

change in scale between adjacent residential areas and Neighborhood 

Nodes to reduce the visual effect of larger mass and height of commercial 

development. 

 
Å Definition of Street Edge: Development within the Neighborhood Nodes 

should reinforce the street edge through building locations, landscaping, 

streetscape treatments, or other similar design techniques. 

 
Å Development of Vacant Sites or Gaps: A focus should be placed on redeveloping 

vacant sites or gaps that might exist before development of new sites. 

 
Å Existing drives and entry points should be consolidated and shared parking 

is encouraged. 

 
Å Preservation of Building Pattern & Materials: The pattern of commercial and 

non-commercial development adjacent to the Neighborhood Nodes should 

be considered in new development. Building materials for new development 

should reflect surrounding sites and adjacent residential districts. 

 
LU5: Conduct  a Market  Study  for  the  Town  Center,  Neighborhood  Nodes, 

and  Large  Vacant  or  Underutilized  Properties  

 

A market study will help better identify the highest and best use of these 

areas and could be used as a recruitment tool to attract future commercial/ 

retail, and office as the study identifies. In order to  preserve and enhance  

the existing neighborhood character, any market driven recommendations will 

still be subject to all recommendations as established in this plan. The areas 

should include the interchange from Smyrna Parkway and Beulah Church Road, 

existing underperforming big box stores, large undeveloped/underdeveloped 

commercial properties, the Town Center and Neighborhood Activity Centers/ 

Nodes. 

 
LU6: Limit Future Commercial Zoning within the Town Center and 

Neighborhood Nodes  

 

To preserve and protect the existing neighborhood character, future commercial 

development should be limited to the Town Center and Neighborhood Nodes 

as illustrated in Figure 3.7. Concentrating commercial development helps build 

4 
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a critical mass that is beneficial to both the commercial uses and preserving 

the character of the remainder of the neighborhood by limiting potential 

expansion of fragmented incompatible uses. 

 
LU7: Limit  Multifamily  Residential  within  or  Immediately  Adjacent  to  the 

Town  Center  and  Neighborhood  Nodes  

 

The Town Center and Commercial Nodes are designed to accommodate more 

dense land uses such as commercial and multifamily residential. To help protect 

the single family residential character, future multifamily development will be 

limited to the Town Center and Commercial Nodes as illustrated in Figure 3.7 

(See CF3 below for design guidelines for Multifamily Residential). 

 
CF3: Incorporate Design Guidelines for New Development/Redevelopment 

of Multi -Family Residential  

 

To ensure a high-quality of multi-family development in Highview, design 

guidelines should be developed and adopted for all multi-family development. 

The design guidelines should incorporate the following design elements: 

 
Å New multi-family development should be designed to a scale (both height and 

mass) to be cohesively integrated into the surrounding existing development. 

 
- Small sites should act as infill development and focus on design over density 

 
- Medium-scaled sites should take advantage of opportunities for a variety of 

housing types and options 

 
- Larger sites should provide a range of housing types with a centralized common 

open space or focal point, interconnected system to streets, sidewalks and 

paths to create a neighborhood feel 

 
Å New development should connect to surrounding neighborhoods through an 

integrated car, bike and pedestrian network with adequate and appropriately 

sited parking (i.e., not located between a building and public street). 

 
Å Both public and private open spaces (scaled appropriately for the design of 

the development) should be incorporated into the design. The orientation of 

buildings around common spaces should also be designed to face the public 

space or streets. 

 
Å Landscaping treatments, including trees, planting and other treatments, 

should be incorporated throughout the development with utilities and service 

structures screened from view. 

5 
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Å The architectural design of new multi-family developments should vary to 

create interest rather than duplicating the same façade or building design in 

a continuous row or in multiple locations. The scale of buildings should be 

pedestrian-friendly and highlight the entry to individual units. The buildings 

should have proportions and massing that creates a higher-density residential 

neighborhood (compared to a large apartment building with large parking 

lot). High-quality and durable materials, such as brick, stone, etc., should be 

used in all multi-family developments and changes in colors and materials 

should be encouraged. 

 
M1: Fegenbush/Vaughn Mill Road Roundabout  

 

The Kentucky Transportation Cabinet plans a road improvement project to widen 

Fegenbush Lane from 2 to 3 lanes from Poplar Level Road to Beulah Church 

Road (KIPDA ID 357). The project is designed to improve roadway geometrics 

and provide a center turn lane to improve safety and reduce congestion. This 

project presents opportunities to eliminate the awkward Fegenbush/Vaugn Mill 

intersection and to create a gateway into ñDowntown Highviewò. 

 
A cursory review of the intersection suggests that the intersection will not 

meet warrants for a traffic signal. The Kentucky Transportation Cabinet bases 

its decision on standards that measures the traffic volumes of the major street 

(street with higher traffic volumes) and the minor street (street with lower 

traffic volumes). 

 
The recommended solution for this intersection is to consider the use of a 

roundabout. Roundabouts significantly reduce traffic accidents, eliminates 

idling times which results in improved air quality, is safer for pedestrians and 

children and can become an attractive gateway feature for the area as seen 

in Figure 3.10. An alternative solution is a reconfiguration of the intersection 

into a ñTò intersection, but a ñTò intersection will only improve sight distances. 

It will not improve traffic flow and cars turning left onto Fegenbush Lane from 

Vaughn Mill Road will still have difficulty finding safe gaps during heavy traffic 

periods. 

 
M4: Enhanced Transit S tops (2 in town center)  

 

Figure 3.11 identifies locations where transit stops should be enhanced. These 

enhanced locations are located along the Outer Loop. The Councilperson should 

work with TARC, KYTC or Metro Public Works to prioritize the locations. The 

cost to enhance transit stops ranges from $12,000 to $15,000. Improvements 

typically include concrete pads, concrete curbs, shelters, benches and seating. 

The KIPDA Long-Range Plan, MOVE Louisville, and TARC are all recommending 

that transit service along Outer Loop be enhanced as a high capacity corridor 

(Route 43- Poplar Level). Improving transit stops and eliminating sidewalk gaps 
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along Outer Loop will help the Highview area ready itself for enhanced, high 

capacity transit service. 

 
M5:  Prioritize  and  implement  sidewalk  improvements  to  eliminate  gaps  and 

improve pedestrian  safety  

 

Encouraging walking in any neighborhood requires sidewalks. The Highview 

area has a lot of sidewalks, but they are faced with gaps in the network. This 

plan recommends the following priorities for eliminating gaps in its sidewalk 

network 

 
(See Figure 3.11): 

 
Priority 1 ï Town Center and Transit Corridor (Fegenbush) 

 
Å Both sides of Outer Loop in close proximity to Town Center 

Å Vaughn Mill Road (close to Highview Park and Town Center) 

Å South Watterson Trail 

 
Priority 2 ï Walksheds (pull-out quote ï A walkshed is typically defined as 

areas within a ¼ mile walking distance from important destinations such as 

transit service, schools, parks, shopping, etc.) 

 
Å Within ¼ mile of proposed Move Louisville Multi-use Path and Proposed 

High level transit corridor (Outer Loop). Includes places such as schools, 

government facilities, business districts, and public transportation. 

 
Priority 3 ï All Others 

Å Balance of the residential streets as fund become available 

Å Along both sides of the street for all road improvement projects 

 
M7: Access Management Plans  

 

There are two areas this plan has identified (Figure 3.12) as areas where access 

management should be addressed. Access management can be defined as a 

process or development of a program that ensures major arterials, intersections 

operate efficiently and safely while still providing access to abutting land uses. 

Commercial corridors that employ access management techniques (barrier 

medians, combined access points, etc.) carry greater volumes of traffic more 

safely. Access management reduces turning conflicts and hazard between 

vehicles and between vehicles and bicyclists and pedestrians. 

 
1. Old Shepherdsville Road from Fern Valley Road to Outer Loop is an area 

that has an alarming number of accidents. This section of road is primarily 

residential, but it has numerous driveways. A cursory review of the roadway 
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indicates that a barrier median might reduce the number of accidents. In 

addition, the median would provide an area where addition landscaping and 

other beatification techniques could be included in the design. 

 
2. Fegenbush Lane from Vaughn Mill Road to Outer Loop is a commercial corridor 

that would benefit from access management. This segment of roadway is 

included in the Fegenbush widening plan mentioned earlier. (Proposed to 

be widened from 2 to 3 lanes). The Kentucky Transportation Cabinet will 

address access management during the design phase of this project. It is 

important that the road cross-section recommendations of this plan are 

considered, especially since this section of Fegenbush is the recommended 

Town Center of Highview. 

 
Highview Neighborhood Plan Sustainability Principles  

 

S1 The plan promotes distinct, livable communities with high quality of place. 

 
S2 The plan promotes economic vitality of the community, stimulates quality 

development and job creation, business development. 

 
S3 The plan supports compact development/growth in urban and neighborhood 

centers. 

 
S4 The plan promotes a range of housing opportunities and choices, including 

affordable housing options. 

 
S5 The plan promotes the preservation of open space, greenways, natural 

resources, and critical environmental areas. 

 
S6 The plan provides for a variety of transportation/mobility choices that 

promote efficient use of infrastructure. 

 
S7 The plan encourages connected, walkable neighborhoods that promote 

healthy lifestyles. 

 
S8 The plan supports and encourages community collaboration in development 

decisions 
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PLANNED DEVELOPMENT DISTRICT  

The Highview PDD boundary reflects the revised Town Center Form District 

boundary that was a result of the 2015 Highview Neighborhood Plan. The 

PDD boundary focuses on the Fegenbush Lane corridor for roughly one mile 

from Vaughn Mill Road to Beulah Church Road. The district is currently book 

ended by two, strip retail shopping centers ( 1& 2 on Fig. 2), both of which 

have seen a variety of tenants and undulating economic vibrancy. These two 

book ends are connected by Fegenbush Lane which is a current mix of heavy 

commercial uses, residential, retail and entertainment. 

 
The study area also includes a shopping center (3 on Fig. 2) which is adjacent 

to a large undeveloped tract of land on Outer Loop.  This shopping center, 

like the others has a vast amount of surface parking which is typically 

underutilized throughout the day. Each component of the PDD has unique 

relationships to their respective contexts which are described through the 

following pages of existing condition research. 



 

 

 

 

STUDY AREA  
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The Highview PDD is a mix of use types and community 

forms. Fegenbush and the thee shopping centers offer 

opportunities for improving community connectedness, 

safety and sense of place. 


























































































